Introduction
Four years ago we spoke of a flourishing construction sector. Fast growth in real estate has been perceived for a long time. But because of the good economic situation, positive responses of investors, contractors, politicians and economists, the situation seemed obvious and very welcomed. Construction companies have had a lot of work and investors have been income supported and well situated. Construction industry brought country from five to seven percent of GDP. Banks were satisfied, because investors hired credits at high interest rates for a longer period. Because of positive responses of all participants in the property cycle, legislation also did not change significantly.
Many experts predicted that this situation would persist for a period of five to seven years. In this period, a normalisation or existence of the real estate market was to be expected.
As early as in 1993, Shiller (2003) warned that, due to poor protection of real estate prices in the past, their future decline would cause concern among owners. He also said that in the future real estate prices started to decline. Because then the stable situation in the housing market and 18-years constant annual growth of property prices, unfortunately experts, investors, owners, construction companies, economists and politicians have not devoted attention to factors that affect on property prices.
In 2008 it was detected first downs in property prices. House prices have dropped significantly until 2011. As the construction industry has a major impact on the economy, the financial crisis occurred, pronounced that no one expected it. Too late, but nevertheless the situation has led to a number of issues, experts and analysts property sector. Several of construction companies are looking for answers to the questions. Also investors and property owners were worried. They found out that a system should be created to monitor regularly and examine the factors which would affect the growth or decline in property prices in Slovenia.
Also Case and Shiller (2003) in their study noted that the results of measurements of different factors affecting the real estate market are necessary to implement and monitor regularly. They found out that investors who live in developed cities believe that property prices can maintain the level and that is less price risk felt only at very high price levels. According to the research they considered that investors are thinking wrong.
Due to the different reflections of real estate professionals, investors, owners of construction companies, economists and the state, a vital question raises, therefore, which are influential factors that led the Slovenian economy in an unenviable position. Similarly, Cirman (2006) also questioned in her study. It was noted that the set of factors that affect the real estate market is very large, but the question is which of these factors makes an impact and how to make the best set of these factors. Korosec (2008) says that there are external and internal factors making an impact on the real estate market. We narrowed them down to the internal ones, since we are assessing the case of Slovenia.
In further research, we wanted to solve the problem at least partially. We focused on a few selected factors to which we have not devoted much attention in the past and tried to establish their influence and interdependence. Those factors are:
-credit conditions, -inflation, -economic growth, -interest rates, -type and location of the property, -speed of sales real estate, -SBI. In order to monitor the factors affecting the real estate market there are to many different indicators and methodologies available for determining their value. Prasad and Richards (2008) , have established too that real estate prices are dependent on methodologies selected in different ways. The authors indicate the significance of obtaining as much information as possible on real estate characteristics.
In the past, impact of those factors was discussed by few experts, but their results did not reach out to participants in the housing market enough in their ears. Guo et al., (2011) wrote, that the real estate market has big impact on the economic growth. But he find out that the traditional mode of the real estate on operation is disadvantageous to the realization of national economic interest, restricts the amendatory process of national living environment, hinders the efficiency of market economy. They also find out that the facilitation of the development of real estate industry on economic growth can be carried out by the two aspects of the development and the scale of real estate. First of all, the sales of the real estate directly promote the development of the sales industry of the real estate, in addition, due to the improvement of the living environment, it increases the promotion of real estate industry on related industries such as decoration, furniture, electric equipment an so on.
Interest rates also are very important for real estate. Ciurlia and Gheno (2009) wrote that real estate derivates market allows participants to manage risk and return expository form to property, without buying or selling directly the underlying asset. Such a market is growing very fast, hence, the need to rely on simple yet effective pricing models is very great.
In order to take into account the real estate market sensitivity to the interest rate term structure, there was presented a two -factor model where the real estate asset value and the spot rate dynamics are jointly modelled. The pricing problem for both European and American option is then analysed and since no closed -form solution can be found a bidimensional binomial lattice framework is adopted. The model proposed is able to fit the interest rate and volatility term structures. Ewing and Payne (2003) wrote that to date there has been a considerable concern with evaluating the performance of real estate returns or determining the significance of fundamental state variables. They find out that shocks to monetary policy, economic growth, and inflation all lead to lower than expected returns, while a shock to the default risk premium is associated with higher future returns. Frappa and Mesonnier (2010) in their research find robust evidence of a significant positive effect of inflation targeting on real house price growth and on the house price -to -rent ratio.
The inflation also has a great influence on successfulness and profit of companies. Thus inflation reduces real interest rates, and yet the inflation impetus means that nominal interest rate will conform as quoted by Eving and Payne (2003) and Lennert (2008) .
The fact that inflation reduces investments, economic growth and future yields was also ascertained by Clark (1993) . Huizinga (1993) and Zion et al., (1993) claimed that inflation leads to lower stabilities of relative prices which cause higher uncertainty of investments. Feldstein and Summers (1979) also ascertained that higher inflation leads to higher income taxes of artificial persons.
The extent of interest's sensibility depends of how many changes of investment projects will happen in the expected inflation. Hevert et al., (1998a, b) have investigated the sensibility of inflation's growth caused by changes of interest rates and ascertained that the growth is generally less sensible on interest rates than on property.
Recent growth of apartments' prices refers to different mechanisms as for example "extravagant expectation" of future rise of prices which extend over social epidemic as wrote Shiller (2007) or price assignment at transactions in connection with combination of inflation and monetary illusion as written by Brunnenmeier and Julliard (2008) . By the study we wanted to represent what we do have to be careful about to reject quoted mechanisms.
Important factors in determining property prices are also the type and location of the property.
In their study, Hinkelman and Swidler (2008) wonders if it is possible to reach a high correlation among present real estate prices and a future price portfolio by establishing the base limit and drawing up a long-term agreement. The research shows that there is no simple adjustment for future real estate prices, and the base limit may be subject for further risk. Namely, different properties may be evaluated with the relevant future indexes. The specifics may lie in differences with respect to the year, real estate property size, style or asset amortisation.
In this study we hypothesized an important factor affecting the price of real estate and property speed of sales.
Opinion on the impact of stock index future on the property was divided, which is subsequently confirmed in our study. Some studies investigates the impacts of movements or volatilities of stock prices on REITs, Ambrose and Bian (2010) , Cotter and Stevenson (2006) , Devaney (2001 ), Stevenson (2002 ), but their conclusion regarding the direction of causal relationship between real estate markets and stock markets tends to be weak. Lee et al., (2012) in their study found that there is a strong link between the Stock Exchange Index and real estate.
The major economic crisis, may bring about an additional standstill and increased risks on capital markets, which will have an impact on the workings of real estate systems, says Lipej (2008) . The same author argues that the real estate market needs access to basic data and information, in particular, to market prices and time trends. For a market to be successful, it needs to be ensured that it has transparency, ownership security, efficient cadastral and land registry systems allowing quick, reliable and price-wise acceptable access to real estate data for users.
Influential factors in the real estate market were also explored by Psunder (2009) . He has established that real estate growth has been accompanied by very favourable impact factors. The named impact factors affecting real estate growth or decline are: household income, demographic and social indicators, offer and funding costs, the impact of the state. The author also states that even greater damage to the construction sector and construction market may be inflicted by higher inflation (higher funding costs), which results in lower demand for real estate properties and puts pressure on prices. The purpose of this research is mainly based on the figure and determines the influential factors in the real estate market, which are associated with investors, construction companies, economists and politicians.
The aim of this research is a desire to normalize the real estate market, taking into account several possible influencing factors. Survey is very important in terms of construction and real estate companies. Because of the current situation and ignorance, monitoring and influencing factors fell into serious financial trouble. Many companies have even filed for bankruptcy.
Also in their study, Bianconi and Yoshino (2012) examined what shapes the market performance of firms in the real estate sector in Brazil. They found that the U.S. economy greatly affects the development of real estate markets.
Therefore, the determination of market prices of real estate, real-time monitoring and deals of influential factors in the housing market is necessary for existence and growth in construction and real estate companies.
In the past, there was a problem that we have not studied with the particular attention. Some researches were made but did not develop any factors affecting the market price of real estate.
The research will be welcomed by investors, construction companies, economists and politicians.
Methods
On the basis of theoretical knowledge, available literature, consultations and existing data, obtained through a structured survey questionnaire, we attempted to establish the use of the assessed parameters. They are associated with schedules, locations, real estate value, advertised and actual real estate prices, discounts, loans, interest rates, the type of real estate property, with execution quality, speed of sales, etc.
We tried to answer all the questions by using descriptive and analytical research methods, a structured survey questionnaire comprised of closed-type questions, a correlation analysis, data obtained at the Statistical Office of the Republic of Slovenia , the Geodetic Administration of the Republic of Slovenia, the Slovenian real estate portal (SLONEP.net), real estate agencies, investors and potential buyers, Slovenian construction companies and banks. Zietz et al., (2008) have demonstrated, in their study and with its results, that varying characteristics of real estate properties account for their varying sales prices. Previous studies on the effects of the characteristics of the sales price with respect to the square metre surface or age of a real estate property have shown quite varying results. However, their study has provided interesting results, which specifically imply that some variations may be accounted for by varying real estate prices. Particularly interesting is the fact that the characteristics of high-priced apartments are presented to the buyers in a way that is completely different from presentations of the characteristics of low-priced apartments. The findings indicate that the greatest variations pertain to the square metre surface (with high-priced apartments, it is 2.5 times larger than with low-priced ones), size of land lot, number of bathrooms, flooring types… Other things have an approximately constant effect on price (garage, distance from the city…). Although deviations in real estate characteristics were also rated differently with respect to areas, it is good to add the results mentioned above to the research and the explanation of real estate prices.
The research conducted by Wheaton and Nechayev (2008) for 1998 -2005 includes inflation and real estate prices during that period. To solve this case, by using benchmarking, they took into consideration the rise in demand, population and income growth and the reduction of interest rate. A similar research was also conducted in 2006 by Shiller (2006) , who compared the rise of real estate prices to actual interest rates. All these authors have established that the decline of real estate prices is excessive. They say that real estate prices are influenced by the local situation, and changes of income, employment and national interest rates. Therefore, if the market starts to decline, the injected funds will be too large for the investor, who will have to leave the apartment.
Theoretically and practically alike, the field under consideration is thus very broad -we narrowed it down to just residential real estate properties (apartment buildings, houses and land lots intended for apartment construction). Problematic and interesting is also the variety in investment projects in construction (location, size, schedules…) and there seems to be a lack of literature on the assessed specific field, as well as a lack of practical experience and knowledge in the field of real estate.
For this reason, by using specific descriptive and explicative questions, we attempted to interpret the forecasts as to the percentage of the rise of real estate properties sold in 2009 compared to 2009; is there a positive correlation among higher loan volumes and real estate values, rise of real estate transactions and speed of sales; how do the participants' sex, age, the place of origin, education and work experience impact the opinion on the statement that "purchasing a real estate property offers protection against inflation"; is there a positive correlation between economic growth, including real estate transactions, and ever-increasing discounts for real estate construction; is there a positive correlation among declining interest rates, higher prices and growing real estate transactions; do the type and location of a real estate property influence its value and speed of sale, while certainly being an influence in declining prices of real estate properties on good locations; do the participating women and men believe that the construction quality has an influence on the value and quicker sale of a real estate, and do the sex and education of the survey participants have an influence on the opinion that the growth of the Slovenian Stock Exchange Index has an impact on rising real estate transactions.
The hypotheses implied in the explicative questions, as well as explicitly in declarative sentences, were empirically verified and tested in practice by using statistical software and analyses. By using descriptive statistics, an analytical method without thesis after generalisation beyond the scope of collected data, we demonstrated the frequency distributions (graphical and tabular views) and measures of correlation (Pearson correlation coefficient).
For theses and examples, we verified the calculated values and percentages by specific regions (Ljubljana, Maribor, Koper, Nova Gorica, Novo Mesto, Postojna, Slovenj Gradec, Celje, Murska Sobota and Kranj). A hundred and fifty participants from the specific population across Slovenia were included in the non-random sample.
Results
For the forecasts we researched and wanted to confirm, we were assisted by primary data obtained from structured phone interviews and secondary data obtained from SLONEP, GURS and SURS (for the 2007 -2009 period) and processed with statistical computer software.
The participants' views were measured on the fivedegree Likert scale. The forecasts were verified with a correlation analysis and accepted; in case the correlation coefficient was positive and significantly different from zero, the analysis was rejected. a.1. the participants believe that the following number of offered (advertised) real estate properties was sold in 2007: b.1. the correlation coefficient between variables 1 (loan conditions influencing the real estate value and speed of sale) and 2 (higher loan volumes influencing rising real estate prices) amounts to 0.114 (minor correlation); however, it is not significantly different from zero at significance level 0.05 (p = 0.164), which means that the data do not corroborate a correlation between these two variables.
There is no positive correlation among higher loan volumes and real estate values, the rise of real estate transactions and the speed of sales. Namely, the participants almost completely agree that loan conditions are influencing real estate values and speed of sales, but remain undecided over the opinion that higher loan volumes are influencing rising real estate prices. c.1. The question of "whether purchasing a real estate property offers protection against inflation" was responded to by 81 men, accounting for 54 % of all survey participants, and 69 women, accounting for 46 % of all participants. Using the SPSS software, we established that as many as 69 % of the total surveyed men and 72 % of the total surveyed women believe that purchasing a real estate property does offer protection against inflation. We also established that 63.16 % of participants aged 20-30 are of the same opinion, as are 64.58% of participants aged 31-40, 78.05 % participants aged 41-50, 81.82 % participants aged 51-60, as well as 100 % of participants aged 61 and over. The question of how the participants' level of education influences the above-mentioned question yields interesting results. Specifically, participants with vocational, secondary and post-secondary education remained neutral, participants with higher professional education, on average, responded negatively, while those with university education and holders of master's and doctor's degrees responded positively.
Participants with work experience of 5 years or below, as well as those with 5-10 years of work experience believe that purchasing a real estate property offers no protection against inflation. Participants with work experience of 10 -20 years responded negatively on average, while those with over 20 years and over 30 years of work experience, on average, believe that purchasing a real estate property offers no protection against inflation.
Participants from Ljubljana, Maribor and Murska Sobota believe that purchasing a real estate property offers no protection against inflation. Participants from Novo Mesto and Slovenj Gradec remained undecided. However, participants from Celje, Koper, Nova Gorica, Kranj and Postojna believe that purchasing a real estate property does offer protection against inflation.
It seems that the participants' sex, age, place of origin, education and duration of work experience have different impacts on the responses to the question. d.1. based on the results of correlation analysis of data from across Slovenia, we established that the correlation coefficient between variables 3 (decline of economic growth influencing declining real estate transactions) and 4 (percentage of difference between the (lower) final sale (actual, agreed) price and the advertised real estate price) amounts to 0.048 (minor correlation); however, it is not significantly different from zero at significance level 0.05 (p = 0.558), which means that the data do not corroborate a correlation between these two variables. We did the same for specific areas in Slovenia, with similar results.
The opinion of Slovenian citizens is, therefore, that declining economic growth does have an impact on declining real estate transactions, resulting in ever-growing discounts for real estate construction; however, there is no positive correlation between the variables. e.1. the results of correlation analysis indicate that the correlation coefficient between variables 5 (the lower the interest rates, the higher the real estate transactions) and 6 (the lower the interest rates, the higher the real estate prices) amounts to 0.427** (partial correlation), and is equal to zero at significance level 0.05, which means that the data fully corroborate a correlation between these two variables. Therefore, a positive correlation does exist among declining interest rates, higher prices and growing real estate transactions. Interestingly enough, however, data by specific regions vary significantly, and some regions do not corroborate this. f.1. the correlation coefficient between variables 7 (does the real estate type and location have a significant influence on the value and sale of the real estate property) and 8 (declining real estate prices have no influence on the prices of real estate properties on good locations) amounts to 0.030 and is not significantly different from zero at significance level 0.05 (p = 0.717), which means that the data do not corroborate a correlation between these two variables. The type and location of real estate property influence its value and speed of sale, while having no influence on declining prices of real estate properties on good locations. The participants believe that the type and location of real estate property influence its value and speed of sale, while they also believe that declining real estate prices have no influence on the prices of real estate properties on good locations. g.1. using statistical software we obtained data indicating that as many as 38.67 % of participants believe that construction quality influences the value and quicker sale of a real estate property. Only 0.67 % of participants disagree. 100.00 % h.1. the correlation coefficient between variables 10 (sex) and 11 (growth of stock exchange index (SBI) influencing the growth of real estate transactions) amounts to 0.039, however, it is not significantly different from zero at significance level 0.05 (p = 0.632), which means that the data do not corroborate a correlation between these two variables. The correlation coefficient between variables 12 (education) and 11 (growth of stock exchange index (SBI) influencing the growth of real estate transactions) amounts to -0.028, however, it is not significantly different from zero at significance level 0.05 (p = 0.738), which means that the data do not corroborate a correlation between these two variables. Using statistical software we obtained data indicating that as many as 38.67 % of participants believe that growth of stock exchange index (SBI) influences the growth of real estate transactions. Only 0.67 % of participants disagree. Interestingly enough, 2.06 % of participants with university education are not quite as convinced about this as participants with higher professional education. (1) 
Discussions
Empirical research on the influence of various factors and indicators on Slovenia's real estate market is very scarce. Changes on the real estate market result in varying investor expectations, as well as requirements regarding changes to the structure, quality, location and price of real estate property.
In accordance with the set hypotheses, verified by using data obtained through a structured questionnaire and correlation coefficients, we established that the influence of various factors has a varying percentage of impact on real estate prices. By means of the processed hypotheses, we identified just a few of the ways of thinking.
The results have shown that sales of offered (advertised) real estate properties declined in the 2007 -2009 period. Due to falling real estate sales, real estate prices declined simultaneously. Based on already conducted research, we may say that declining prices are influenced by various factors.
One of these factors is the volume of loans, which, as suggested by the research, has an impact on real estate values and speed of sales. It was also established that declining economic growth does have an impact on declining real estate transactions, resulting in ever-growing discounts. It is true, though, that purchasing a real estate property represents a better financial investment in the long term than any other investment, thus also offering protection against inflation. A real estate property maintains, or gains, value.
Interest rates also play an important role. Declining interest rates and growing inflation have an influence on rising real estate transactions, and vice versa. We identified a positive correlation among declining interest rates, higher prices and growing real estate transactions. One of the factors influencing the value and quicker sales of real estate properties is the construction quality. Schedules and time of sale also have a great impact on the speed of sale of a real estate property. The longer a real estate property is on sale, the higher the percentage of the discount offered. As already established by Zietz et al., (2008) in their study, the location is a very influential factor in terms of real estate prices and speed of sales. The more interesting results obtained through the research are the following: -real estate properties on good location have no influence on declining real estate prices, and -the participants remained undecided whether the stock market index (SBI) factor has any influence on real estate transactions or not.
Conclusions
With the research we find out: -the scope of works from 2007 to 2009 declined by 29.1 %; -the participants almost completely agree that loan conditions are influencing real estate values and speed of sales;
-the participants' sex, age, place of origin, education and duration of work experience have different impacts on the responses to the question "whether purchasing a real estate property offers protection against inflation"; -the opinion of Slovenian citizens is, that declining economic growth does have an impact on declining real estate transactions, resulting in ever-growing discounts for real estate construction; however, there is no positive correlation between the variables; -there exists a positive correlation among declining interest rates, higher prices and growing real estate transactions;
-the participants believe that the type and location of real estate property influence its value and speed of sale, while they also believe that declining real estate prices have no influence on the prices of real estate properties on good locations; -using statistical software we obtained the data indicating that most of participants believe that construction quality influences the value and quicker sale of real estate property; System planning and assessment of factors influencing the determination of their importance in influencing the price of real estate is increasingly requested theme by investors, construction companies, economists and politicians.
In order the system will be established, it will be necessary to examine many different methodologies, and then to select the most suitable. Also it will be necessary to make further research, which will be similar to this. With the research it will be necessary to determine the importance and interdependence of individual, perhaps not so far dealt with the factors, influencing changes in property prices. In order not to repeat the financial crisis, all influential factors necessary to be monitored and their volatility determined.
Researching and recording of influential factors will be the one which will have greatly impact on the Slovenian economy and the consequent movement of the real estate market.
The system for identification and treatment of influential factors developed to allow recovery of real estate market with minor fluctuations in property prices.
With the establishment of influential factors it will be certainly needed to learn how to work effectively and otherwise forget about taking the principles and techniques that are now considered to be examples of good practice.
Some interesting, even unexpected results were revealed by the present study.
No one can predict when the crisis will come to an end -what remains is to determine and contemplate how to eliminate it as soon as possible. In view of the fact that Slovenia is a small country which models its anti-crisis measures after the US and Germany, Slovenians faced a million-dollar question of how to solve this.
It is encouraging, though, to see that construction is one of the first activities embarking on a positive cycle.
